
April 2006 Cycle 6-1 Application No. 6 

 
APPLICATION SUMMARY 
 
Applicant/Representative: Blue Cloisters, Inc., Red Rainbow Corporation and 

The Cloisters Investments, Inc./ Guillermo Olmedillo
 

Location: The area bounded by SW 57th Avenue on the east; 
SW 60th Street on the south; SW 58th Avenue on 
the west and SW 58th Terrace on the north 
 

Total Acreage: 7.8 Gross Acres; 6.6 Net Acres 
 

Current Land Use Plan Map Designation: Low-Medium Density Residential Communities (6 to 
13 DU/Ac) 
 

Requested Land Use Plan Map 
Designation:  

Office/Residential 

Amendment Type: Small-scale 
 

Existing Zoning/Site Condition: RU-2 (2-family Resid.), RU-4 (Apt. 50 u/a) and RU-
5A (Offices)/Museum, 9 duplexes and a 81-unit apt. 

 
RECOMMENDATIONS 
 
Staff: DENY (August 25, 2006) 

 
Kendall Community Council: TO BE DETERMINED 

 
Planning Advisory Board (PAB) acting as 
Local Planning Agency: 
 

TO BE DETERMINED 

Board of County Commissioners: TO BE DETERMINED 
 

Final Recommendation of PAB acting as 
Local Planning Agency: 
 

TO BE DETERMINED 

Final Action of Board of County 
Commissioners: 

TO BE DETERMINED 

 
Staff recommends: DENIAL of the proposed small-scale Land Use Plan Map amendment based 
on the Staff Conclusions located at the end of this report and summarized below: 

Application No. 6 
Commission District 7     Community Council 12 
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•    A change to the Office/Residential land use designation on the Land Use Plan 
(LUP) map would allow a residential density of up to 25 units per gross acre 
based on the provisions in the CDMP text for this category that may allow a one-
category increase in density over adjacent residential designations.   A density of 
up to 25 units per gross acre on the western portion of the application site would 
not be compatible to the adjacent single-family residential area to the west, which 
is designated Low Density Residential Communities (2.5 to 6 dwelling units per 
gross acre) on the LUP map. The current designation, Low-Medium Density 
Residential Communities (6 to 13 dwelling units per gross acre), provides a 
buffer between the single-family area to the west and the Cloisters apartments 
building on the eastern portion of the application site. 

 
•    The application states that a purpose for changing the land use designation is to 

facilitate the expansion of the Miami Art Central museum on the application site.  
However, museums are classified by the County’s land use code as an 
institutional use.  The text of the CDMP states that community-serving 
institutional uses may be approved where compatible in every urban land use 
category on the Land Use Plan map.  The existing designation, Low-Medium 
Density Residential Communities, is an urban category.  Thus, a change in land 
use designation is not necessary to expand the museum. 

 
• The segment of Red Road between SW 8 and SW 72 Streets, which provides 

the access to the application site, was declared in 1989 by the Florida Legislature 
(89-383 Laws of Florida) as a State Historic Highway which requires that no 
funds shall be expended by any public agency for any purpose that would 
change or impact the historic character of the road, including changes to the 
location or physical dimensions of the existing roadway, median strip or adjacent 
lands. 
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PLANNING STAFF ANALYSIS 
 
Location and Land Use 
 
The site for Application No. 6 is generally the block bounded by SW 57th Avenue (Red 
Road) on the east; SW 60th Street on the south; SW 58th Avenue on the west and SW 
58th Terrace on the north. The applicant currently owns the entire block except for the 
duplex at 5783 SW 60 Street, which is not included in the requested change of land use 
designation.  The application site contains the Miami Art Central museum in a 1945 
structure, 9 duplexes in the University Groves Subdivision that were built in the 1948–
1950 period and a 1965 three-story 81-unit multi-family structure, The Cloisters.  The 
zoning on the site currently consists of RU-2 (Two-family Residential), RU-5A (Semi-
professional Office) for the museum site and RU-4 (Apartments- 50 units per net acre). 
The current Miami-Dade Comprehensive Development Master Plan (CDMP) Land Use 
Plan (LUP) map designates the area encompassing Application 6 as Low-Medium 
Density residential (6-13 Dwelling Units/Acre (DU/AC)).  
 
Existing Adjacent Land Use and Zoning 
 
The area around the site is generally characterized by single-family residential 
development to east and west of the application site in the Coral Gables Riviera Section 
Six, University Manor and Gables Edge subdivisions and largely duplex development to 
the north and south in the University Groves and University Manor subdivisions.  In 
addition to duplexes and single-family dwellings, the block to the south contains a small 
12-unit multi-family structure and a private school.  The University of Miami is situated to 
the southeast.  Properties to the north and west are designated as Low Density 
Residential (2.5-6 DU/AC) on the LUP map, while properties to the south are 
designated as Low-Medium Density Residential.  According to the City of Coral Gables 
2003 Land Use Plan, the area east of 57 Ave, from Mataro Ave. to Zoreta Ave. is 
designated as Low Density Residential (6 units/acre).  The zoning districts adjacent to 
the application site in unincorporated Miami-Dade County are RU-2 to the north and 
southwest of the application, RU-4 to the south along the west side of SW 57 Avenue, 
and RU-1 (Single-family Residential) to the west.  The area east of the application site is 
in the City of Coral Gables and is zoned R-5 (single-family, 1,409 square feet minimum 
building floor area) to the east and S (Special Use) to the southeast.  
 
Supply and Demand  
 
Residential Land Analysis 
 
Vacant residential land in the Analysis Area for Application No. 6 (Minor Statistical Area 
5.3) in 2006 is estimated to have a capacity for about 1,906 dwelling units, of which 
about 88 percent is for multi-family type units.  The annual average demand is projected 
to increase from 133 units per year in the 2006-2010 period to 352 units per year in the 
2020-2025 period.  An analysis of the residential capacity without differentiating by type 
of units shows absorption occurring in the year 2016 (See table below).  About 85 
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percent of the projected demand is for multi-family type units, and this land is projected 
to be absorbed by the year 2016.  The supply of single-family land is projected to 
accommodate demand to 2015. 
 

RESIDENTIAL LAND SUPPLY/DEMAND ANALYSIS 
2006 TO 2025:  

ANALYSIS DONE SEPARATELY FOR 
EACH TYPE, I.E. NO SHIFTING OF 
DEMAND BETWEEN SINGLE & MULTI-
FAMILY TYPE 

 
 

STRUCTURE TYPE 

 SINGLE-FAMILY MULTIFAMILY BOTH TYPES 
CAPACITY IN 2006 227 1,679 1,906 
DEMAND 2006-2010 20 113 133 
CAPACITY IN 2010 147 1,227 1,374 
DEMAND 2010-2015 24 135 159 
CAPACITY IN 2015 27 552 579 
DEMAND 2015-2020 63 350 413 
CAPACITY IN 2020 0 0 0 
DEMAND 2020-2025 54 298 352 
CAPACITY IN 2025 0 0 0 
DEPLETION YEAR 2015 2016 2016 
 
Residential capacity is expressed in terms of housing units.  
Housing demand is an annual average figure based on proposed population projections. 
Source:  Miami-Dade Department of Planning and Zoning, Planning Research Section, 2006. 

 
Application No. 6 is a small-scale amendment requesting a redesignation of land from 
Low-Medium Density Residential to Office/Residential. If the Office/Residential 
designation was developed as residential, an additional 94 units could be developed 
over what currently is allowed.  This increase in capacity would extend the multi-family 
depletion by less than 1/3 of a year. 
 
Commercial Land Analysis 
 
The Analysis Area for Application No. 6 (MSA 5.3) contained 627.6 acres of in-use 
commercial uses in 2004 and an additional 9.2 acres of vacant land zoned or 
designated for business uses.  The annual average absorption rate for the 2003-2005 
period is 3.10 acres per year.  At the projected rate of absorption, reflecting the past 
rate of commercial uses, the study area will deplete its supply of commercially zoned or 
designated land in the year 2009 (See table below) 
 

Projected Absorption of Land for Commercial Uses 
Indicated Year of Depletion and Related Data 

Application 6 Analysis Area 
 
 
 

 
Total Commercial Acres 
per Thousand Persons 

Analysis    
Area 

 
MSA 5.3  

Vacant 
Commercial  
Land 2006 

(Acres) 

Commercial
Acres in 

Use 2006 

Annual Absorption
Rate 

2003-2025 
(Acres) 

Projected 
Year of 

Depletion 2015 2025 
Total  9.2 627.6 3.10 2009 4.9 4.6 

Source: Miami-Dade Department of Planning & Zoning, Planning Research Section, January 2006. 
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The analysis of the Trade Area for Application No. 6, which is a radius of 1.5 miles 
around the proposed project, shows that there are 1,481.1 acres in existing commercial 
uses and 19.6 acres of vacant commercially zoned or designated land.  Most of the 
vacant parcels are located to the south along US 1 and to the northeast of the proposed 
project (See Appendix A - Trade Area Map). 
 
Land Use and Zoning History 
 
The two-story building now occupied by a museum at 5960 SW 57 Avenue was 
approved in 1948 as a telephone exchange office and relay station for Southern Bell.  
This 1.15- acre property was rezoned in 1981 to RU-5A with a declaration of restrictive 
covenants for 30 years with automatic extension for periods of ten years limiting medical 
office uses on the site contingent on the amount of parking being available and 
continued use being dependent on the condition that the parking will not create a 
problem or nuisance to the adjacent neighborhood. 
 
Environmental Conditions 
 
The following information pertains to the environmental conditions of the application 
site.  All YES entries are further described below. 
 
 

Flood Protection 
County Flood Criteria (NGVD) 6.4 feet 
Stormwater Management 5-year storm 
Drainage Basin C-2 and C-3 
Federal Flood Zone X 
Hurricane Evacuation Zone No 

Biological Conditions 
Wetlands Permits Required NO 
Native Wetland Communities NO 
Specimen Trees YES 
Natural Forest Communities NO 
Endangered Species Habitat NO 

Other Considerations  
Within Wellfield Protection Area NO 
Archaeological/Historical Resources Information Pending 

 
Specimen Trees 
 
The site may also contain specimen-sized (trunk diameter greater than 18 inches) trees 
that must be preserved according to Section 24-49 of the County Code.  A Miami-Dade 
county Tree Removal Permit is required prior to the removal or relocation of any trees. 
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Water and Sewer 
 
The site is located within the franchised service area of the Miami-Dade Water and 
Sewer Department (MDWASD) for water and sewer.   An 8-inch water main located 
along S.W. 60 Street and a 6-inch main along S.W. 58 Terrace abut the site. The 
University of Miami has installed a 12-inch water main at SW 61 Street and SW 57 
Avenue but has not yet conveyed the line to MDWASD from which the developer could 
connect and extend a new 16-inch water main along SW 57 Avenue to SW 58 Terrace. 
This line then would need to be extended west along SW 58 Terrace, as a new 12-inch 
water main, to SW 58 Avenue and would be connected to an existing 8-inch water main.  
The source of water supply for the subject site is the MDWASD’s Alexander Orr Water 
Treatment Plant, which at this time has a remaining available rated treatment plant 
capacity of 14.5 million gallons per day.  The estimated potential water demand from the 
application is 44,800 gallons per day.  Therefore, the water treatment plant has 
sufficient capacity to serve this application.  The net increase in water usage between 
the current CDMP designation and the proposed CDMP designation is 2,250 gallons 
per day. 
 
The estimated water flow figures generated above are used solely for the purpose of 
evaluating the impact of the proposed potential development on the level of service 
(LOS) of that water treatment facility serving the site and are not used for water supply 
planning purposes.  If this application is approved, the change in land use will not result 
in an increased demand for water supply above that projected by the County’s Water 
and Sewer Department through the year 2025 utilizing population projections approved 
by the County and the South Florida Water Management District.  MDWASD is currently 
assembling alternative water supply projects that will be used to meet the future water 
supply demand of Miami-Dade County.  It is anticipated that these projects will be 
identified and adopted into the CDMP 10-Year Water Supply Plan by March 2008. 
 
The application site is not currently being served with sewer.  The closest public 
sanitary sewer is an 8-inch sanitary sewer line at SW 56 Terrace and SW 59 Avenue.  
All impacted pump stations are operating within their mandated criteria. Sewage 
treatment is provided at the MDWASD’s South District Treatment Plant, which has a 
remaining available capacity of approximately 17.17 mgd.  The estimated potential 
sewage flow demand of this application is 44,800 gpd.  Therefore, the wastewater 
treatment plant has sufficient capacity to serve this application.   
 
Solid Waste 
 
The subject property lays within the Department of Solid Waste Management’s 
(DSWM’s) waste service area for garbage and trash collections.  The closest DSWM 
facility is the Chapman Field Trash and Recycling Center  (13600 SW 60 Avenue), 
which is approximately 5 miles away.  Under the DSWM’s current policy, only residential 
customers paying the annual waste collection fee and/or the trash and recycling center 
fee are allowed the use of this type of facility. Due to the character of the request, 
however, there is no impact on collection services.   
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Parks 
 
The nearest park site to Application 6 is Coral Gables Wayside Park, a Special Activity 
Park of 1 acres, which is located at SW 34 Street and SW 57 Avenue, approximately 1 
mile north of the application site.   
 
The land use designation being requested, Office/Residential, could permit residential 
development, thus, park services could be impacted. The County has adopted a Level 
of Service (LOS) standard of 2.75 acres of local recreation open space per 1,000 
unincorporated area residents. The Park and Recreation Department calculates the 
Level of Service provided in each of the County's three Park Benefit Districts (PBDs).  
Application 6 is located within PBD 2, which has a surplus capacity of 639.57 acres 
when measured by the County concurrency level-of-services standard.  The impact of 
Application 6 will increase the potential population in PBD 2 by 137.  Approval of this 
application would decrease available reserve capacity by 0.37 acres to 639.2 acres. 
 
Public Schools 
 
Students generated by this application will attend those schools identified in the 
following table.  This table also identifies the school’s enrollment as of October 2005, 
the school’s Florida Inventory of School Houses (FISH) Design Capacity, which includes 
permanent and relocatable student stations, and the school’s FISH percentage.  
Pursuant to the state-mandated Interlocal Agreement for Public School Facility 
Planning, between Miami-Dade County and the Miami-Dade County School Board, the 
school board and development community are required to collaborate where proposed 
development would result in an increase in the schools’ FISH % utilization in excess of 
115%. 
 
 

2005 Enrollment* % FISH Utilization 
School 

Current With 
Application 

FISH 
Capacity** Current With 

Application 

David 
Fairchild ES 567 567 710 80 80 

South Miami 
MS 1,175 1,175 762 154 154 

South Miami 
HS 2,793 2,793 1,919 146 146 

*Enrollment as of: October 15, 2005 
 
**FISH Capacity includes the total of Permanent Student Stations and Portable Student Stations 
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The land use designation being requested, Office/Residential, could permit residential 
development, thus, public schools could be impacted. There is no student population 
increase as a result of the proposed development.  Because multi-family developments 
generate less students per unit than duplexes, development of the property at the 
maximum residential density of 25 dwelling units per gross acre would generate four 
less students than the current development pattern. 
 
The following table outlines those relief schools that are currently being planned, 
designed or constructed. 
 

School Student 
Stations Status Scheduled 

Opening 

K-8 Conversion at South Miami 
Elementary (South Miami Middle 
School Relief) 

550  Construction 2006 

Addition at South Miami Senior High 
School  900 Construction 2006 

 
No additional relief schools or improvements are currently proposed in the 5-Year 
Capital Plan, 2005-2009, dated April 2005. 
 
 
Roadways 

SW 57 Avenue (SR 959/Red Road), a two-lane arterial is that main roadway that 
provides access to the application site. SW 57 Avenue also provides a connection to 
South Dixie Highway (US 1/SR 5), a major north-south six-lane divided arterial, which 
provides accessibility to other portions of the county.  
 
The Traffic Impact Analysis Table, below, shows the current operating Level of Service 
(LOS) traffic conditions on SW 56 Street (Miller Drive), SW 57 Avenue, SW 72 Street 
(Sunset Drive), and South Dixie Highway in the vicinity of the application site. Miller 
Drive, between SW 57 Ave and SW 67 Ave, and SW 57 Avenue, from SW 56 Street 
and US 1, are currently operating at a failing LOS of F, below the adopted LOS E 
standard, and South Dixie Highway, between SW 67 Avenue and SW 42 Avenue is 
operating at an existing LOS of E+55%, below its adopted LOS standard of E +50%.  
And SW 57 Avenue, between South Dixie Highway and SW 72 Street, and SW 72 
Street, from South Dixie Highway to the Palmetto Expressway (SR 826), are operating 
at LOS E and D, above their adopted LOS E+50% and E+20% standards, respectively, 
applicable to these roadway sections. 
 
The LOS is represented by one of the letters “A” through “F”, with “A” generally 
representing the most favorable driving conditions and “F” representing the least 
favorable. 
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Traffic Concurrency  
 
An evaluation of peak-period traffic concurrency conditions as of June 22, 2006, which 
considers reserved trips from approved developments not yet constructed and any 
programmed roadway capacity improvements, indicates that the concurrency levels of 
service, without the application’s impact, of SW 56 Street, SW 57 Avenue, between SW 
56 Street and US 1, and South Dixie Highway are projected to further to deteriorate 
and, therefore, continue to operate below their adopted LOS standards.  SW 57 
Avenue, between South Dixie Highway and SW 72 Street, and Sunset Drive, from US 1 
to SR 826, are projected to continue to operate at acceptable LOS, above the adopted 
LOS standards.    
 
 
Application Impact 
 
Two development scenarios were analyzed for traffic impact under the requested 
CDMP land use designation (Office Residential). Scenario 1 assumes the application 
site is developed with office use (143,748 sq. ft. of office). Scenario 2 assumes the 
application site developed with residential use (224 multifamily dwelling units). 
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CDMP Amendment Application No. 6 (Office) 
Traffic Impact Analysis on Roadways Serving the Amendment Site 

Roadway Lanes, Existing and Concurrency Peak Period Operating Level of Service (LOS) 
Sta. 

Num. 
 

Roadway 
 

Location/Link 
Num.
Lane

s 

Adopted 
LOS 
Std.* 

Peak 
Hour 
Cap. 

Peak 
Hour 
Vol. 

Existing
LOS 

Approved
D.O’s 
Trips 

Conc. 
LOS w/o 
Amend. 

Amendment
Peak Hour 

Trips 

Total Trips 
With 

Amend. 

Concurrency 
LOS with 
Amend. 

34 SW 57 Ave (SR 959) SW 56 Street to US 1 2 E 1550 1676 F 6 F 214 1896 F (04) 
9634 SW 57 Ave US 1 to SW 72 Street 4 DV E+50% 3330 1744 E 61 E 36 1841 E (04) 
9260 Miller Dr/ SW 56 St Red Rd/ 57 Ave to 67 Ave. 2 E 1060 1894 F 14 F 43 1951 F (04) 
70 SW 72 St/ Sunset Dr SW 57 Ave to Palmetto Expwy. 4 DV E+20% 3270 2548 D 69 D 44 2661 D (04) 
127 S. Dixie Hwy (US 1/SR 5) SW 67 Ave to SW 42 Ave. 6 DV E+50% 7380 7604 E+55% 8 E+55% 49 7661 E+56% (04) 
Source: Compiled by Miami-Dade County Department of Planning and Zoning; Miami-Dade Public Works Department and Florida Department of Transportation, July 

2006. 
Notes: DV= Divided Roadway, UD= Undivided Roadway, LA Limited Access 

*County adopted roadway level of service standard applicable to the roadway segment 
E+20% = 120% of LOS E; 20 Minutes Transit Headway in Urban Infill Area, a designated transportation concurrency exception area. 
E+50% = 150% of LOS E; Extraordinary Transit in Urban Infill Area, a designated transportation concurrency exception area. 

        () Year traffic count was updated or level of service revised 
 

 
 

CDMP Amendment Application No. 6 (Residential) 
Traffic Impact Analysis on Roadways Serving the Amendment Site 

Roadway Lanes, Existing and Concurrency Peak Period Operating Level of Service (LOS) 
Sta. 

Num. 
 

Roadway 
 

Location/Link 
Num.
Lane

s 

Adopted 
LOS 
Std.* 

Peak 
Hour 
Cap. 

Peak 
Hour 
Vol. 

Existing
LOS 

Approved
D.O’s 
Trips 

Conc. 
LOS w/o 
Amend. 

Amendment
Peak Hour 

Trips 

Total Trips 
With 

Amend. 

Concurrency 
LOS with 
Amend. 

34 SW 57 Ave (SR 959) SW 56 Street to US 1 2 E 1550 1676 F 6 F 96 1778 F (04) 
9634 SW 57 Ave US 1 to SW 72 Street 4 E+50% 3330 1744 E 61 E 16 1821 E (04) 
9260 Miller Dr/ SW 56 St Red Rd/ 57 Ave to 67 Ave. 2 E 1060 1894 F 14 F 19 1927 F (04) 
70 SW 72 St/ Sunset Dr SW 57 Ave to Palmetto Expwy 4 E+20% 3270 2548 D 69 D 20 2637 D (04) 
127 S. Dixie Hwy (US 1/SR 5) SW 67 Ave to SW 42 Ave. 6 E+50% 7380 7604 E+55% 8 E+55% 22 7634 E+55% (04) 
Source: Compiled by Miami-Dade County Department of Planning and Zoning; Miami-Dade Public Works Department and Florida Department of Transportation, July 

2006. 
Notes: DV= Divided Roadway, UD= Undivided Roadway, LA Limited Access 

*County adopted roadway level of service standard applicable to the roadway segment 
E+20% = 120% of LOS E; 20 Minutes Transit Headway in Urban Infill Area, a designated transportation concurrency exception area. 
E+50% = 150% of LOS E; Extraordinary Transit in Urban Infill Area, a designated transportation concurrency exception area. 

                      () Year traffic count was updated or level of service revised.  
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The Estimated Peak Hour Trip Generation Table, below, identifies the estimated PM peak-hour 
trips expected to be generated for the proposed development scenarios under the requested 
CDMP land use designation, and compares it to the development that could occur under the 
existing CDMP land use designation.   The estimated trip difference between the requested 
and the current land use designations is an additional 110 PM peak-hour trips, if the 
application site is developed with office use, and one more additional PM peak-hour trip if the 
site is developed with residential use. 
 
 

Estimated Peak Hour Trip Generation 
By Current CDMP and Requested Use Designations 

Application  
Number 

Assumed Use For Current 
CDMP Designation/ Estimated 

No. Of Trips 

Assumed Use For 
Requested CDMP 

Designation/ Estimated  
No. Of Trips 

Estimated Trip Difference 
Between Current and 

Requested CDMP 
Land Use Designation 

6 
(Scenario 1) 

Low-Medium Density Resid. 
(6 to 13 DUs/Acre) - 

17 Single Family Detached 
81 Apartments & 

36,038 sq. ft Office  
 

104 

Office/Residential 
143,748 sq. ft. Office 

 
 
 
 

214 

 
 
 
 
 
 

+110 

6 
(Scenario 2 

Low-Medium Density Resid. 
(6 to 13 DUs/Acre) - 
55 Townhouses & 
144 Apartments 

 
95 

Office/Residential -  
(All Residential Use) / 

224 Apartments 
 
 

96 

 
 
 
 
 

+1 
 

Source: Institute of Transportation Engineers, Trip Generation, 7th Edition, 2003. 
Notes:  1 includes pass-by trips adjustment factor, ITE Trip Generation, 7th Edition, 2003. 

 
 
The traffic concurrency analysis with the application’s impacts indicate that SW 56 Street, 
between SW 57 Avenue and SW 67 Avenue, SW 57 Avenue, from US 1 and SW 72 Street, 
and South Dixie Highway will further deteriorate and, therefore, projected to operate at LOS F 
and LOS E+56%, above their adopted levels of service E and E+50%, respectively.  
 
It should be pointed out that SW 57 Avenue (Red Road) is a historic roadway and historic 
roadways cannot be widened.  However, the application site is located within the county’s 
Urban Infill Area (UIA), a transportation concurrency exception area, and therefore an 
application located within the UIA could not be denied a concurrency approval for 
transportation facilities provided that the application is otherwise consistent with the county’s 
adopted Comprehensive Development Master Plan (CDMP) and meets other criteria pursuant 
to Section 163.3180, Florida Statutes. 
 
The applicant’s transportation consultant, Advance Transportation Engineering Consultants, 
submitted a Transportation Analysis Report for Application No. 6. Miami-Dade County 
Department of Planning and Zoning (DP&Z) staff reviewed the report and disagreed with the 
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consultant’s conclusion that the Application’s impact is not significant.  The County staff’s 
traffic concurrency evaluation and the projected 2015 traffic analysis indicate that the roadway 
segment of SW 57 Avenue, between SW 56 Street and US 1 is projected to operate with and 
without the Application’s impact (See Appendix D). 
 
 
Transit Service  
 
The application site is currently service by Miami-Dade Transit’s (MDT) Metrobus Route 57.  
The table below shows the existing service frequency for this route in summary form. 
  

Metrobus Route Service 
 Headways (in minutes) 

Route Peak Off-Peak Sat. Sunday 
Stop 

Locations 
Type of 
Service 

       
57 30 60 n/a n/a SW 57 Ave and SW 58 Ter. 

SW 57 Ave and SW 60 St.  
L/F –  

South Miami 
Station 

       
Source: 2006 Transit Development Program, Miami-Dade Transit, May 2006. 
Notes:  L means local service route 
             F means feeder service route to Metrorail 

 
 
Planned Improvements 
 
MDT has plans to improve in the near future the peak hour headway of Route 57 from 30 to 15 
minutes, and to introduce weekend service. Route 57’s stop locations that are nearest to the 
application site are located on SW 57 Ave & SW 58 Terrace and SW 57 Ave & SW 60 St.  
 
 
STAFF CONCLUSION 
 
The staff of the Department of Planning and Zoning has determined that the proposed Land 
Use Plan (LUP) map amendment is not consistent with Miami-Dade’s CDMP.  Therefore, staff 
recommends Denial of the proposed small-scale LUP map amendment for the following 
reasons: 
 

1. A change to the Office/Residential land use designation on the Land Use Plan (LUP) 
map would allow a residential density of up to 25 units per gross acre based on the 
provisions in the CDMP text for this category that may allow a one-category increase in 
density over adjacent residential designations.  The properties north and south of the 
application site are designated Low-Medium Density Residential Communities (6 to 13 
dwelling units per gross acre), thus, redesignation of the property from Low-Medium 
Density to Office/Residential could result in the next higher density category, Medium 
(13 to 25 dwelling units per gross acre) occurring on the property.  Policy LU-4C of the 
CDMP states that “Residential neighborhoods shall be protected from intrusion by uses 
that would disrupt or degrade the health, safety, tranquility, character, and overall 
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welfare of the neighborhood by creating such impacts as excessive density, noise, light, 
glare, odor, vibration, dust or traffic.”  A density of up to 25 units per gross acre on the 
western portion of the application site would not be compatible to the adjacent single-
family residential area to the west, which is designated Low Density Residential 
Communities (2.5 to 6 dwelling units per gross acre) on the LUP map. The current 
designation, Low-Medium Density Residential Communities (6 to 13 dwelling units per 
gross acre), provides a buffer between the single-family area to the west and the 
Cloisters apartments building on the eastern portion of the application site. 

 
2. The application states that a purpose for changing the land use designation is to 

facilitate the expansion of the Miami Art Central museum on the application site.  
However, museums are classified by the County’s land use code as an institutional use.  
The text of the CDMP states that community-serving institutional uses may be approved 
where compatible in every urban land use category on the Land Use Plan map.  The 
existing designation, Low-Medium Density Residential Communities, is an urban 
category.  Thus, a change in land use designation is not necessary to expand the 
museum. 

 
3. The area has deficiencies in both residential and commercial vacant land supply.  The 

remaining countywide residential capacity of vacant land within the current Urban 
Development Boundary (UDB) is projected to be depleted in the year 2019, while the 
Minor Statistical Area (MSA) containing in the application site, MSA 5.3, is expected to 
be depleted in 2016.  The County has been placing greater emphasis on 
accommodating growth inside the existing UDB to reduce the need for expansion. The 
supply of vacant land for commercial and office uses in MSA 5.3 is 9.2 acres and is 
expected to be depleted in 2009.   

 
4. In general, adequate public services exist for the application site.  If Miami-Dade 

Department of Environmental Resources Management (DERM) requires sewer 
connection, a new 8-inch sanitary sewer line would have to be extended to an existing 
manhole at SW 56 Terrace and SW 59 Avenue..  Some of the roadway segments in the 
area will violate Level-of-Service (LOS) standards including Miller Road (SW 56 Street) 
between SW 57 and 67 Avenues, Red Road (SW 57 Avenue) between SW 56 Street 
and US 1 between SW 42 and SW 67 Avenue.”  However, the application site is located 
within the Urban Infill Area (The area east of NW/SW 77 Avenue excluding the City of 
Islandia and excluding the area of SR 826 and west of I-95), thus, concurrency approval 
for transportation purpose could be granted for a project at this site. 

 
Future road widening to serve the application site is limited.  The segment of Red Road 
between SW 8 and SW 72 Streets, which provides the access to the application site, 
was declared in 1989 by the Florida Legislature (89-383 Laws of Florida) as a State 
Historic Highway which requires that no funds shall be expended by any public agency 
for any purpose that would change or impact the historic character of the road, including 
changes to the location or physical dimensions of the existing roadway, median strip or 
adjacent lands. 
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5. The CDMP promotes intensification of development if it is within walking distance (i.e. ½ 
mile) of a rail rapid transit station.  The two nearest Metrorail stations, University and 
South Miami, are more than ½ mile from the application site.  However, the site is within 
a ¼ mile of bus stops for Metrobus Route 56 at Miller Road (SW 56 Street) and SW 57 
and 58 Avenues.  Metrobus Route 56 to University Metrorail Station, which has 
headways during peak periods of 20 minutes, does provide service at a frequency 
supportive of transit-oriented development.  Both the current land use designation, Low-
Medium Density Residential Communities (6 to 13 dwelling units per gross acre), and 
the proposed land use designation, Office/Residential, can facilitate densities or 
intensities supportive of transit ridership. 

 
6  The application site has limited impact on environmental or historic resources.  The site 

will be subject to tree preservation regulations.   
 

Consistency Review with CDMP Objectives, Concepts and Policies 
 
Adoption of Application No. 6 would further implementation of the following CDMP Objectives, 
Concepts and Policies: 

• Policy LU-4D: Potentially incompatible uses permitted with design 
• Policy LU-8A: Accommodate residential development in suitable locations. 
• LAND USE CONCEPT 11:  Allocate sites for business to accommodate future 

employment. 
 

Adoption of Application No. 6 would impede implementation of the following CDMP Objectives, 
Concepts and Policies: 

• Policy LU-4C: Residential neighborhoods protected from uses that would disrupt or 
degrade 

• Policy ICE-1F: Consider compatibility with adopted land use plans of adjacent 
municipalities.  

• LAND USE CONCEPT 13: Avoid scattering commercial employment 
• Policy LU-8E iii): Compatible with abutting and nearby land uses and protect the 

character of established neighborhoods. 
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APPENDICES 
 

Appendix A   Map Series  
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Appendix C   Miami-Dade County Public Schools Analysis  
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Appendix F   Proposed Declaration of Restrictions  
 
Appendix G   Photos of Site and Surroundings (from site visit) 
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APPENDIX A 
 

Map Series 
 
 



April 2006 cycle                                             Application No. 6   



April 2006 cycle                                             Application No. 6   

 



April 2006 cycle                                             Application No. 6   

 



April 2006 cycle                                             Application No. 6   

 



April 2006 cycle                                             Application No. 6   

 



April 2006 cycle                                             Application No. 6   



April 2006 cycle                                             Application No. 6   



April 2006 cycle                                             Application No. 6   

APPENDIX B 
 

Amendment Application 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



April 2006 cycle                                             Application No. 6   

























April 2006 cycle                                             Application No. 6   



April 2006 cycle                                             Application No. 6   

APPENDIX C 
 

Miami-Dade County Public Schools Analysis 
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SCHOOL IMPACT REVIEW ANALYSIS 
July 5, 2006 

 
 
APPLICATION: No. 6, Blue Cloisters, Inc., Red Rainbow Corporation and 

The Cloisters Investments, Inc. 
  
REQUEST: Change Land Use from Low-Medium Density Residential (6 to 13 

DU/acre) to Office/Residential 
 
ACRES: + 7.8 acres 
 
LOCATION: Approximately the area bounded by SW 57 Avenue on the east; 

SW 60 Street on the south; SW 58 Avenue on the west and SW 
58 Terrace on the north 

 
MSA/ 
MULTIPLIER: 5.3 / .20 Multifamily and .36 Single-Family (SF) Attached 
  
NUMBER OF  Proposed Land Use Existing Land Use 
UNITS: 25 additional units 224 Multifamily  55 SF Attached 
   144 Multifamily  
  
ESTIMATED STUDENT 
POPULATION: No additional students 45 students 49 students 
 
ELEMENTARY: - 
 
MIDDLE: - 
 
SENIOR HIGH: - 
 
SCHOOLS SERVING AREA OF APPLICATION 
 
ELEMENTARY: David Fairchild Elementary – 5757 SW 45 Street 
 
MIDDLE: South Miami Middle – 6750 SW 60 Street 
 
SENIOR: South Miami Senior High – 6856 SW 53 Street 
 
All schools are located in Regional Center V. 
 
*Based on Census 2000 information provided by Miami-Dade County Department of Planning 
and Zoning. 



The following population and facility capacity data are as reported by the Office of 
Information Technology, as of October 2005: 
 

FISH DESIGN 
CAPACITY 

PERMANENT

% UTILIZATION 
FISH DESIGN 

CAPACITY 
PERMANENT

NUMBER OF 
PORTABLE 
STUDENT 
STATIONS

% UTILIZATION FISH 
DESIGN CAPACITY 
PERMANENT AND 

RELCOATABLE
CUMULATIVE 
STUDENTS**

56718

40

STUDENT 
POPULATION

80% 78%

154% 147%1,175 *

2,798238

1,179

146% 129%2,793 *

David Fairchild 
Elementary 710

South Miami 
Senior High

South Miami 
Middle 762

1,919

567 *

 
*There is no student population increase as a result of the proposed development 
**Estimated number of students (cumulative) based on zoning/land use log (2001- present) and 
assuming all approved developments are built; also assumes none of the prior cumulative 
students are figured in current population. 
Notes: 

1) Figures above reflect the impact of the class size amendment. 
2) Pursuant to the Interlocal Agreement, South Miami Middle and South Miami Senior 

High schools meet the review threshold. 
 
PLANNED RELIEF SCHOOLS IN THE AREA 
(Information included in proposed 5-Year Capital Plan, 2005-2009, dated April 2005) 
 
Projects in Planning, Design or Construction 
School Status Projected Occupancy Date
K-8 Conversion  Construction 2006 School Opening 
South Miami Elementary 
(South Miami Middle School relief) 
(550 student stations) 
 
Addition at Construction 2006 School Opening  
South Miami Senior High 
(900 student stations) 
 
Proposed Relief Schools    
School  Funding year 
N/A 
 



April 2006 cycle                                             Application No. 6   

APPENDIX D 
 

Applicant’s Traffic Study
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APPENDIX E 
 

Fiscal Impact Analysis 
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FISCAL IMPACTS  
ON INFRASTRUCTURE AND SERVICES 

 
On October 23, 2001, the Board of County Commissioners adopted Ordinance 01-163 
requiring the review procedures for amendments to the Comprehensive Development 
Master Plan (CDMP) to include a written evaluation of fiscal impacts for any proposed 
land use change.  The following is a fiscal evaluation of Application No 6 to amend the 
CDMP from county departments and agencies responsible for supplying and 
maintaining infrastructure and services relevant to the CDMP.  The evaluation estimates 
the incremental and cumulative impact the costs of the required infrastructure and 
service, and the extent to which the costs will be borne by the property owner or will 
require general taxpayer support and includes an estimate of that support. 
 
The agencies used various methodologies to make their calculations.  The agencies 
rely on a variety of sources for revenue, such as, property taxes, impact fees, 
connection fees, user fees, gas taxes, taxing districts, general fund contribution, federal 
and state grants; federal funds, etc.  Certain variables, such as property use, location, 
number of dwelling units, and type of units were considered by the service agencies in 
developing their cost estimates. 
 

Solid Waste Services 
 

 
Concurrency 
 Since the DSWM assesses capacity system-wide based, in part, on existing waste 
delivery commitments from both the private and public sectors, it is not possible to make 
determinations concerning the adequacy of solid waste disposal facilities relative to 
each individual application.  Instead, the DSWM issues a periodic assessment of the 
County’s status in terms of ‘concurrency’ – that is, the ability to maintain a minimum of 
five years of waste disposal capacity system-wide.  The County is committed to 
maintaining this level in compliance with Chapter 163, Part II F.S. and currently exceeds 
that standard by nearly four years. 
 
Residential Collection and Disposal Service 
The incremental cost of adding a residential unit to the DSWM Service Area, which 
includes the disposal cost of waste, is offset by the annual fee charges to the user.  
Currently, that fee is $399 per residential unit. For a residential dumpster, the current 
fee is $308.  The average residential unit currently generates approximately 3.0 tons of 
waste annually, which includes garbage, trash and recycled waste. As reported in 
March 2005 to the State of Florida, Department of Environmental Protection, for the 
fiscal year ending September 30, 2004, the full cost per unit of providing waste 
collection service was $370 including disposal and other collections services such as, 
illegal dumping clean-up and code enforcement.   . 
 
Waste Disposal Capacity and Service  
The incremental and cumulative cost of providing disposal capacity for DSWM 
Collections, private haulers and municipalities are paid for by the users.  The DSWM 
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charges a disposal tipping fee at a contract rate of $53.65 per ton to DSWM Collections 
and to those private haulers and municipalities with long term disposal agreements with 
the Department.  For non-contract haulers, the rate is $70.75.  These rates adjust 
annually with the Consumer Price Index, South.  In addition, the DSWM charges a 
disposal facility fee to private haulers equal to 15 percent of their annual gross receipts, 
which is targeted to ensure capacity in operations.  Landfill closure is funded by a 
portion of the utility service fee charged to all retail and wholesale customers of the 
County’s Water and Sewer Department. 

Water and Sewer 
 
The MDWASD provides for the majority of water and sewer service throughout the 
county. The cost estimates provided herein are preliminary and final project costs will 
vary from these estimates.  The final costs for the project and resulting feasibility will 
depend on actual labor and material costs, competitive market conditions, final project 
scope implementation schedule, continuity of personnel and other variable factors.  
Assuming Application No. 6 is built at the maximum residential density of 25 dwelling 
units per gross acre (the use allowed under the proposed redesignation of 
Office/Residential that would generate the greatest water and sewer demand), the fees 
paid by the developer would be $62,272 for water impact fee, $250,880 for sewer 
impact fee, $1,300 per unit for connection fee, and $35,981 for annual operating and 
maintenance costs based on approved figures through September 30,2005. 
 

Flood Protection 
 
The Department of Environmental Resources Management (DERM) is restricted to the 
enforcement of current stormwater management and disposal regulations.  These 
regulations require that all new development provide full on-site retention of the 
stormwater runoff generated by the development.  The drainage systems serving new 
developments are not allowed to impact existing or proposed public stormwater disposal 
systems, or to impact adjacent properties. The County is not responsible of providing 
flood protection to private properties, although it is the County's responsibility to ensure 
and verify that said protection has been incorporated in the plans for each proposed 
development. 
 
The above noted determinations are predicated upon the provisions of Chapter 46, 
Section 4611.1 of the South Florida Building Code; Section 24-58.3(G) of the Code of 
Miami-Dade County, Florida; Chapter 40E-40 Florida Administrative Code, Basis of 
Review South Florida Water Management District (SFWMD); and Section D4 Part 2 of 
the Public Works Manual of Miami-Dade County.  All these legal provisions emphasize 
the requirement for full on-site retention of stormwater as a post development condition 
for all proposed commercial, industrial, and residential subdivisions.  
 
Additionally, DERM staff notes that new development, within the urbanized area of the 
County, is assessed a stormwater utility fee.  This fee commensurate with the 
percentage of impervious area of each parcel of land, and is assessed pursuant to the 
requirements of Section 24-61, Article IV, of the Code of Miami-Dade County. Finally, 
according to the same Code Section, the proceedings may only be utilized for the 
maintenance and improvement of public storm drainage systems.  
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Based upon the above noted considerations, it is the opinion of DERM that Ordinance 
No. 01-163 will not change, reverse, or affect these factual requirements. 

 
Public Schools 

 
Application No. 6 will result in a net reduction in the number of students generated, thus, 
thus a net reduction in both the capital and operating costs. 
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APPENDIX F 
 

Proposed Declaration of Restrictions 
 

No covenants have been proffered for the subject property as of July 28, 2006. 
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APPENDIX G 
 

Photos of Application Site and Surroundings 
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Rear view of the Cloisters apartments from SW 58 Terrace. 
 

 
 

Apartments located south of SW 60 Street. 
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Closure of Zoreta Avenue at SW 57 Avenue (across from application site). 
 
 

 
 
 

Museum and front pf apartments from SW 57 Avenue. 




